


We also gathered information from Division employees, county council members, county
assessors, taxpayers, and reviewed relevant documentation and data as necessary. Our fieldwork
was completed prior to November 2022.

Commission Oversight Responsibilities

The overarching purpose of Article XIII of the Utah Constitution is to achieve uniformity in the
ad valorem taxing process. It states: “so that each person and corporation pays a tax in proportion
to the fair market value of his, her or its tangible property, all tangible property...shall be:
assessed at a uniform and equal rate in proportion to its fair market value, to be ascertained as
provided by law; and taxed at a uniform and equal rate.”

Beginning in 1993, Utah Code §59-2-303.1 required county assessors to use “computer assisted
mass appraisal systems” that have “the ability to update all parcels of real property located
within the county each year; provide uniform and equal treatment of parcels within the same
class of real property throughout the county; and annually update property values based on a
systematic review of current market data.” These requirements are intended to allow the use of
mass appraisal tools to aid assessors in meeting their constitutional obligations. The county
assessor and the Commission are to jointly certify that the county’s mass appraisal system meets
these requirements.>

The Commission has been given extensive oversight and enforcement powers over county
officials to ensure tax equity. Utah Code §59-2-303.1(4) states:
a. The commission shall take corrective action if the commission determines that:
i. acounty assessor has not satisfactorily followed the current mass appraisal
standards, as provided by law;

ii. the sales-assessment ratio, coefficients of dispersion, or other statistical measures
of appraisal performance related to the studies required by Section 59-2-704 are
not within the standards provided by law; or

iii.  the county assessor has failed to comply with the requirements of this section.
b. If a county assessor fails to comply with the requirements of this section for one year, the
commission shall assist the county assessor in fulfilling the requirements of Subsections
(2) and (3).

The Commission is further required by Utah Code §59-2-704 to:

1. Each year...the commission shall conduct and publish studies to determine the
relationship between the market value shown on the assessment roll and the market value
of real property in each county.

2. The commission shall, each year, order each county to adjust or factor its assessment
rates using the most current studies so that the assessment rate in each county is in
accordance with that prescribed in Section 59-2-103.... Where significant value
deviations occur, the commission shall also order corrective action.

3. If the commission determines that sales data in any county is insufficient to perform the
studies required under Subsection (1), the commission may conduct appraisals of
property within that county.

2 Utah Code §59-2-303.1(2)(c)



4,

If a county fails to implement factoring or corrective action ordered under Subsection (2),
the commission shall:

a. implement the factoring or corrective action; and

b. charge 100% of the reasonable implementation costs to that county.

In addition, the Commission has additional oversight responsibilities for property taxation. Utah
Code §59-1-210 outlines the following powers and duties:

3.

12.

14.

15.
19.

20.

23.

to adopt rules and policies consistent with the Constitution and laws of the state, to
govern county boards and officers in the performance of any duty relating to assessment,
equalization, and collection of taxes;

to prescribe the use of forms relating to the assessment of property for state or local
taxation, the equalization of those assessments, the reporting of property or income for
state or local taxation purposes, or for the computation of those taxes and the reporting of
any information, statistics, or data required by the commission;

to prepare and maintain from year to year a complete record of all lands subject to
taxation in this state,

to exercise general supervision over assessors and county boards of equalization
including the authority to enforce Section 59-2-303.1, and over other county officers in
the performance of their duties relating to the assessment of property and collection of
taxes, so that all assessments of property are just and equal, according to fair market
value, and that the tax burden is distributed without favor or discrimination;

to reconvene any county board of equalization which, when reconvened, may only
address business approved by the commission and extend the time for which any county
board of equalization may sit for the equalization of assessments;

to confer with, advise, and direct county treasurers, assessors, and other county officers in
matters relating to the assessment and equalization of property for taxation and the
collection of taxes; ...

to cause complaints to be made in the proper court seeking removal from office of
assessors, auditors, members of county boards, and other assessing, taxing, or disbursing
officers, who are guilty of official misconduct or neglect of duty; ...

to require any person to furnish any information required by the commission to ascertain
the value and the relative burden borne by all kinds of property in the state, and to require
from all state and local officers any information necessary for the proper discharge of the
duties of the commission;

to examine all records relating to the valuation of property of any person; ...

to visit periodically each county of the state, to investigate and direct the work and
methods of local assessors and other officials in the assessment, equalization, and
taxation of property, and to ascertain whether the law requiring the assessment of all
property not exempt from taxation, and the collection of taxes, have been properly
administered and enforced;

to carefully examine all cases where evasion or violation of the laws for assessment and
taxation of property is alleged, to ascertain whether existing laws are defective or
improperly administered; ...

to correct any error in any assessment made by it at any time before the tax is due and
report the correction to the county auditor, who shall enter the corrected assessment upon
the assessment roll;



The Division, via its Real Property Section, performs various of these duties on behalf of the
Commission.

Findings

The Division relies on sales ratio studies as a key tool for determining whether counties are in
compliance with assessment level and uniformity per tax commission rule and statute. The
usefulness of these sales ratio studies is limited. The sales ratio study relies on small samples of
both sales data and the reference set from the assessment roll to compare market value. As
currently designed and implemented, these studies cannot provide assurance of uniform and
equal valuation of properties in the state. For example, the sales ratio studies are unlikely to
identify properties which have not been reassessed for an extended period of time. Also, these
studies do not facilitate a mass review of every property for reassessment uniformity.

For the assurance detailed in statute, valuation studies should be performed across all taxable
properties. Effective oversight of a computer-assisted mass appraisal system would require the
Division to develop a comprehensive database and a suite of new analysis tools. The
development of a statewide parcel database with new tests would allow the Division to detect
and display assessment patterns, correlations, and trends shown in parcel-level property
valuations both within and among counties. Dynamic statistical analysis would allow the
Division to both validate and then illustrate that uniform and equal rates of assessment to market
values are realized on assessment rolls in a transparent manner.

Our procedures indicate that the Division did not adequately oversee the statutorily-required
property assessment process. Over the past five years, parcel-level data shows systematic
instances of static valuation during periods of dynamic market changes. For example, t





















